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Project Title & No.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTEDThe proposed project could have a "Potentially

Halcyon Nurseries M inor Use Permit ED21-098 (DRC2019-00073)

Significant Impact" for environmental factors checked below. Please refer to the attached pages for
discussion on mitigation measures or project revisions to either reduce these impacts to less than
significant levels or require further study.

|E Aesthetics

|:| Agricultur e & Forestry
Resources

|E Air Quality

|E Biological Resources

|E Greenhouse Gas Emissions

|E Hazards & Hazardous Materials
|E Hydrology & Water Quality

X Land Use & Planning

|:| Mineral Resources

|:| Public Services

|:| Recreation

|:| Transportation

[ ] Tribal Cultural Resources
|X| Utilities & Service Systems

|:| Cultural Resources |:| Noise |:| Wildfire
X] Energy [ ] Population & Housing X] Mandatory Findings of
|:| Geology & Soils Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

|:| The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGA TIVE DECLARATION will be prepared.

|:| The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact" or "potentially significant unless
mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an
earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL
IMPACT REPORT is required, but it must analyze only the effects that remai n to be addressed.

|:| Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately  in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

& g vV ((nan

David Moran 3/24/2021
Prepared by (Print) Signature Date
Steven McMasters, Principal

Environmental Specialist

Reviewed by (Print) Signature Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing the
Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines. The
Initial Study includes staff's on -site inspection of the project site and surroundings and a detailed review of
the information in the file for the project. In addition, available background information is reviewed for
each project. Relevant information regarding soil types and characteristics, geologic information, significant
vegetation and/or wildlife resources, water availability, wastewater disposal services, existing land uses and
surrounding land use categories and other information relevant to the environmental review process are
evaluated for each project. E xhibit A includes the references used, as well as the agencies or groups that
were contacted as a part of the Initial Study. The County Planning Department uses the checklist to
summarize the results of the research accomplished during the initial environ mental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Planning
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781 -5600.

A. Project

DESCRIPTION A request by Halcyon Nurseries for a Minor Use Permit (DRC2019-00073) for the phased
development of 8,802 square feet of indoor commercial cannabis nursery within three new greenhouse
structures totaling 11,015 gross floor space. The project will include the ancillary transport of products
grown on site and other related site improvements  including the placement of two (2) 320 square foot
shipping containers to be used for seed propagation, a 100 square foot waste storage area and a 100-
square foot fertilizer storage area. The project will result in approximately 28 cubic yards (cy) of cut and 611
cy of fill and total site disturbance of approximately = 38,808 square feet (0.89) acres. A parking modification is
requested to allow 7 parking spaces where 2 3 are required . The project is proposed on two parcels totaling
a 10 acre site located at 1110 and 1112 Dawn Road (APNs 091-232-053 and 091 -232-054) about 1 mile west
of the community of Nipomo within  the Residential Rural land use category and within the South County
Inland Sub -area of the South County Planning Area.

Project components and phasing are described below and summarized in Table 1. The site plan (Figure 4)
shows the cultivation area located in the center of ~ APN 091-232-053 about 300 feet north of the right -of-way
in an area currently occupied by several mature eucalyptus trees.

Commercial Nursery

The commercial nursery operation will involve the indoor cultivation of immature (non -flowering) plants and
clones as well as seed propagation. Cannabis plants will be placed in small pots located on raised benches
within the three proposed greenhouse structures and subjected to  artificial grow lights . With the exception
of dmother plants j (flower plants retained on site to be used for research and development and/or seed
production), all plants will be transported to offsite distributors prior to flowering. ~ The greenhouses will be
constructed in a series of three bays oriented east -west and will have a pitched roof along the long axis of

the building that will be 20 feet high at the peak (Figure 6). Exterior materials will be translucent to allow

sunlight to reach the nursery plants.

Propagation of nurser y seedlings will take place within two 320 square foot metal storage containers.
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Accessand Parking

The cannabis cultivation area will be accessed from Dawn Road by way of a driveway shared between the
two parcels along a 30 foot wide access easement . The access driveway will be improved to CalFIRE
standards with a turnaround for emergency vehicles that extends onto the adjoining parcel (APN 091-232-
054). The driveway will be improved to CalFire accessstandards in Phase | and will include a turnaround for
emergency vehicles and an all-weather surface. Parking is proposed for a total of 7 vehicles; 6 spaces with
an all-weather surface plus one paved space to meet American s With Disability Act (ADA) standards.

Operations
The project will employ 3 full time workers and no seasonal employees. H ours of operation will be year round
Monday through Friday between the hours of 6AM and 3PM

Security

A detailed Security Plan has been provided as part of the application materials that includes security
cameras with night vision/infrared = motion detecting technology . The cultivation and parking areas, outdoor
storage and waste disposal areas and shipping containers will be enclosed with a 6 foot high chain link

fence with opaque slats. Security fencing will be installed in Phase |; access will be controlled by a secur e
access gate. A Knox box will be required for Sheriff and Cal Fire access. The site will be conditioned to
operate in full compliance with State Licensing requirements for track and trace which will further ensure
adherence to security protocols.

Odor Management

The nursery greenhouses w ill be fully enclosed and equipped with odor controls such as  carbon scrubbers
that keep air and odors contained within the building. Details for the odor management systems are
incorporated by reference and available for review at the Department of Planning and Building 976 Osos
Street, Suite 200, San Luis Obispo.

Grading
The greenhouses are proposed on arelatively level portion of the project site about 300 feet north of Dawn
Road. Overall, the proposed structures and road grading would result in approximately 28 cubic yards (cy)

of cut and 611 cy of fill and a total site disturbance of about 0.89 acres .

Waste Management

Wastewater runoff from the greenhouses will be conveyed to an existing on -site septic tank . Green waste
will be composted onsite within a 100 sf waste storage area. One ADA compliant portable restroom will be
provided for employees.

Hazardous Materials Sorage and Hazard Response Plan

The project will conduct organic nursery cultivation and nop  esticide s will be used. Fertilizer usage will be
conducted in accordance with the Department of Agriculture standards.  Fertilizers will be stored in two, 100
square f oot areas within the fenc ed area next to the proposed greenhouses.

Water Management Plan
The project site is served by one existing groundwater well that has historically served the existing
residences on both parcels . A well test conducted in 2 015 revealed that the well can produce 8.5 gallons per
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minute. An existing water tank will serve the nursery cultivation and existing residences. A new 10,000
gallon tank will be required for fire protection.

Total water demand is estimated to be

0.20 Acre-Feet per Year. The project site is located within the Santa

Maria Groundwater Basin Management Area which requires new development to offset water demand at a

ratio of 1:1. To meet this requirement, the project description includes a proposal to offset
water demand by replacing existing plumbing fixtures on site (toilets) with water

Section X. Hydrology and Water Quality).

Phasing

cannabis related
-efficient fixtures (See

Phase | will include construction of a single 3,618 sq.ft. greenhouse along with driveway and parking
improvements, security fencing and the placement of the two metal storage containers. Water and electrical

service will be extended to the cultivation area in Phase .

7,398 sq.ft. of greenhouse floor space for indoor commercial cannabis nursery.

Table 1 z Halcyon Nurseries

MUP Project Summary and Phasing

Phase Il will involve construct ion of the remaining

Proposed Cannabis Total Area
Activity / Related Project Components Canopy | Total SF
Improvements Acres
(SF) Gross
Phase |
Indoor Commercial New Greenhouse (1 @ 3,618 SF) 2,880 3,618 0.08
Nursery New 10,000 gal. water storage tanks n/a 113 0.00
Seed Propagation Metal shipping containers (2@ 320 SF) n/a 640 0.01
| h . eludi
. mprqvements to shared access driveway including n/a 10,955 0.25
Parking and Access Cal Fire Turnaround
Improvements 6 new spaces with all -weather surface plus n/a
one ADA paved Space, including backup area 5,143 0.11
Waste/Recycling Area (100 SF)
Other Related Site Storage Area for Fertilizers (100 SF) n/a 325 0.007
Improvements Portable restroom ( 1 @ 25 SF)
Phase Il
Indoor Commercial
New Greenhouses (2 @ 3,618 SF) 5,922 7,398 0.16
Nursery
Total: 8,802 28,079 0.64
Total Area of Disturbance: n/a 38,921 0.89

Baseline Conditions

unpermitted 400 sq.ft. storage building (Figure
that will be removed as part of the proposed cannabis activities.

. Existing structures on APN 091-232-053 include two single family residences and an
3). The site also includes five pole tents and a playground
APN 091-232-054 is developed with two

single family residences, a mobile home and a 680 sq.ft. ag exempt barn. The site also includes four pole
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tents to be removed as part of the proposed cannabis activities. Both  properties are served by an existing
well and water st orage tank located on APN 091-232-053. The existing residences will remain as residential
structures a nd are served by a septic leach field.

Ordinance Modification s

Parking . The project includes a request for a modification of the parking standards set forth in LUO Section

22.18.050. The type of use that is most similar to the proposed indoor cannabis nursery i sNursery

Specialte§ wi th a parking requirement of oneBympplyikgitnisy space pe
standard, the project requires a total of 23 parking spaces as summarized in Table 2. The applicant is

proposing a total of 7 parking spaces including one ADA accessible space.

Table 2 -- Required Parking by Use

. Parkln_g Standard Floor Area Required Number of
Use (required parking space /square
Square Feet Spaces
feet of area)

Indoor Nursery 7 11,016 29
Greenhouses 1-500

Indoor Nursery z ' 640 1
Seed Propagation

Total: 11,656 23
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Figure 1: Project Location
‘Ha!cyon Nurseries MUP

I DRC2019-00073
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Figure 2: Project Vicinity
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Figure 3 z Existing Conditions
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Figure 4 z Site Plan
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